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POTENTIAL BLIGHT 


Blight spreads in the line ot least 
resistance. Factors which indicate a 
low resistance to this form of civic 
decay are like warning signals that 
light up over areas doomed to de 
terioration unless positive remedial 
action is applied. The Baltimore 
Commission On Governmental Efh 
ciency and Economy. Inc. has re- 
cently analyzed the City in order to 
make these signals recognizable and 
to report on the warnings they con- 
tain. 


It finds that the factors which 
have a direct bearing on blight are: 
steady decline in tax value, old-age 
in buildings, disrepair, lack of sant 
tarv facilities, lack of central heat 
ing. low value in owner-occupied 
dwellings, low rentals in 
occupied dwellings, overcrowdins 


tenalil 


ol dwellings, high population den 
sitv, a high 
welfare cases, and a high percentage 


percentage ol public 


of general public assistance Cases. 


\reas most seriously affected by 
the overlapping of these factors aie 
contained within two census tracts. 
The map reproduced here shows 
the cumulative potential blight in 
cluding the next four most seriously 


atlected areas. 


The report (Some Physical and 
Population Characteristics of Balti 
more) issued under the Chairman 
ship of William J. Casey, indicates 
that in onlv eleven of the Citw’s 157 
census tracts are now 
favorable.” Four of these eleven are: 
entirely surrounded by 
more are bordered on three sides by 
Of the remaining 146 tracts two are 


“conditions 


three 


and 
atfected areas. 
given over to 
institutional uses and are not re ported on: seventeen 


affected areas. 


are only slightly affected: sixty-nine show 
fair conditions: 
seventeen 


very. bad 


pool to 


and 


termed 


lortv-one show bad conditions: 


show “conditions which may be 


functions of 


the 


Recognizing that one ol basi 
city planning is to preserve and vr 
Commission has taken this subject 
primarily in the interests of mor 
finance. 


SLOTC value a 


into its domain 


stable municipal 


It points out that of the S$191,000,000 spent 


and Potential s i 
Blight in Baltimore ie 
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Showing Composite of Eleven Factors 
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Tending To Indicate Blight In the Areas 
Most Seriously Affected. 


the City of Baltimore 
within the past twenty years. $145.000,000 has been 
expended through the incurring of debt, and during 
City $131.000.000 


for public improvements by 
g 


+] et 1 .s 
tnose twenty vears ne nas pala 


in interest charges 


mission urges that future public works 
be geared to a planned program that 
‘to correcting decay and retard- 

that can make full use of the capital 
City already has in public 
can effectively deal 
blight-threatened that 


become, and economic 


reas, that 
areas 
SoO¢ ial 


CO! nunily. 
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LOCAL ENCOURAGEMENT TO URBAN REDEVELOPMENT 


Abstract 
The 

Measures to overcome the formidable difficulties 
of land acquisition and excessive land cost, such as 
those advocated in the Neighborhood Development 
Bill 
which have thus far stood in the way of replacing 
they will have 


to 


S. 1163) can remove the two greatest obstacles 


cliv areas. but to be 


worn-out 
ylemented bv othe steps steps that thre 
Cooperative action outlined 


sup 


j cities are 


in position to take. 
here, supplemented by the proposed fiscal and legal 
induce able land developers to employ 


tools, can 
their abilities within established city limits. 
|. Better results are attainable by the estab- 


lishment of general policies rather than by passage 
of ordinances, since flexibility is preferable to rig 
iditv in this difficult field, but certain minimum 
standards may well be set up by ordinances, simila 

» building codes. 

2. Efhcient public services—watet supply, sanita- 
varbage removal, drainage, police and _ fire 
protection, street maintenance, recreational facili- 
ties, trafic control, and adequate parking facilities, 


are powerful attractions to the land developer. 


1On 


Practice liberal handling of valuations tor 
ixalion purposes in new developments. A long 
term attitude should be taken in recognition of the 
act that the developer is creating entirely new and 
ilditional values that in the years to come. will 
return vastly increased tax revenue to the citv. 


The increases in valuation should be spread ove) 


five vear period (20°7 per year) or even a ten 
vear period 10” per veal dependent upon the 
S17 of the area to be developed, the leneth of time 
necessary to approach completion and sell-out of the 


project and the valuation in effect at the time of the 
ommencement of the project. Perhaps nothing 
frightens awav the capable and well financed sub 
divider so much as to experience, or see others ex 
perience, an abrupt, substantial doubling o1 
ling of land values upon the filing of a plat and 
installation of utilities. 


treb 


should 
the Na 


| Sensible. modernized 


} 


building codes 
adopted. similar to those advocated bv 
tional Housing Agency (Federal Housing Adminis- 
tration). Adequate standards of health and safety 
can be maintained without requiring unnecessary 
construction practices which add unduly to the cost 
of building and give undue advantage to those who 
build bevond the city limits. Improved techniques, 


he 


mass production and prefabrication have made 
present codes obsolete. 
5. Most cities need careful zoning revision. ‘This 


can attract the careful investing tvpe of land de- 


veloper who wants land values stabilized and main- 
tained, as distinguished from the speculative type 
ol who. thrives fluctuating land 


operator upon 


values. 
a building is erected, its valuation for 
should take into consideration 


6. Once 


taxation purposes 


2 


From an Address By Hugh Potter, Houston, President Of the Urban Land Institute, 
American Municipal Association, Chicago, October 28, 1943. 


its actual revenue producing possibilities. Wher 
protracted vacancies occur, which cannot be attrib 
uted to ineflicient management, suitable partial re 
laxation should be allowed the real 
value is affected.) It is not foresighted to follow 
the practice of fixing an initial value for taxation 
upon improvements with subsequent refusal to rec 


(for, of course, 


ognize a lower value as reflected by lower carning 
[his prevents many an investor from going 
ahead with important tax revenue producing struc 
tures. 


pe wer. 


He would be encouraged by a past policy 
of recognition by the City of genuinely distressed 
buildings. 


7. If a developer's past record is good, if his plat 
is approved by the Planning Commission, if his 
utility installations meet the city’s public works 
requirements, if his actual restrictions pass muste1 
with the Citv Attorney, and if he can furnish a 
financial statement which gives reasonable assu 
ance that he can carry the project to a successful 
conclusion, the City is justified in extending pai 
tial aid to the developer, such as paving of street 
intersections, joining in cost of paving traffic arte 
ries up to, around or through the project, extension 
of water, sewer and drainage main lines up to, but 
not inside the project, enginecring and planning 
advice, assurance of park and public utilitv mainte 
nance after completion of the project. 


8. It the developer can be persuaded to establish, 
before conveving any lots. a sensibly designed and 
legally enforeable maintenance fund, devoted to 
supplementing ordinary municipal services which 
the Citv cannot alwavs afford to provide in resi 
dential areas, the City can then well afford to fim 
nish other and more valuable aids (such as street 
lighting. etc.) to the developer. for such mainte 
nance funds save the City many complaints and sub 
stantial of money. A modest maintenance 
fund also makes for a better satisfied cttizenship 
living within the area. The amount. kinds and 
money value inducements, which the City can 
afford to extend to a developer. depends in the final 
analysis upon a careful appraisal and forecast of the 
amount of increased tax revenue which his project 
may reasonably be expected to produce for the 
City over the period of its expectancy as a desirabl 
place for people to live and work. 


Sulns 


ot 


9. Where a developer can be induced to rede 
velop a deteriorated area, 
through devices such as the Neighborhood Develop 
ment Bill. or the various state redevelopment acts 


either unassisted or 


proposed, the City can, of course, go much fu 
ther than has been sifegested above. Even a com 
plete utilitv installation. including streets, or a re 
habilitation of outmoded utilities would be justified 
in such cases. for here the developer would be 
doing a vital civic improvement job, which tends 
to reduce the cost of in the area by 


government in 


improving health and lowering crime. 





CHECK IN 117 CITIES SHOWS 
173 SQUARE MILES NEED REBUILDING 


Reports from 177 cities in the torty-first semi 
annual survey of the real estate market by the Na 
tional Association of Real Estate Boards indicat 
that 110,909 urban acres (173.29 square mules) are 
in need of complete rebuilding. The reporting 
cities have a combined population of 26,013,722, 
and thus an blight fon 


every thousand of population. 


average ol four acres ol 


from 
cities showing urban dry rot by thousands of acres 


Startling were reports young, far western 
Not surprising were reports from midwestern and 
eastern cities indicating many square miles ripe fon 
the civic junk man. 

Probing into potential post-war construction i 
NAREB survey finds one and 
half billion of new construction already planned 


and ready to go. 


the cities, the One 
This is based on reports from 287 
cities, and indicates an average of 5516 of new con 
struction per capita. Applying this average to the 
Nation, NAREB estimates the deferred back-log of 
building at over $30,000,000,000. 


Long-delayed public works, some of which would 
take five years or more to complete, constitute the 
biggest single group of projects assured of post-wan 
construction. In many reporting 
definitely planned home building outbulks ready 
to-start public construction. The survey 
that there is now readied an unprecedented volume 
of civilian home building equivalent to $22 pei 
capita, or a potential national volume of $1,600,- 
000.000. Since we now have a dwelling shortage in 
88°, of ow nationally ol 
about one million housing unitk, private residential 
construction should certainly 
post-war building actually 
\ssociation points out. 


cities, however. 


disc loses 


some cities, a shortage 
rise to first 


unde 


place as 
the 


gets way, 


Surveying the status of city planning and replan 
ning, NAREB reports that community study and 
preparation for 
already 
This is 


rebuilding, in various forms. is 


under wav in 55 


( 


+ of the reporting cities 


going forward in various wavs under city 
planning commissions, some of which are being reé 
constituted and given additional funds for this job, 
or under mayors’ committees, or joint civic or busi 
ness committees, with real estate board committees 


as active participants. 


Many cities are giving careful attention to prob 
Wan 
born industries may have changed the, pattern ol 
industrial growth foi 


lems in air transport, and air freight traffic. 


communities, and in 
recognition of this the cities are becoming more 


many 


relation of industrial areas 
to the general city plan and to future development 


. El 
conscious of the prope: 
I i 


of entire metropolitan areas. It is reported that this 
tvpe of problem is being studied in 58% of the re 


porting cities. 


os) 


HUGH POTTER ON RADIO FORUM 


U.L.1. President Hugh Potter of Houston will 


participate in the annual Herald-Tribune Radio 


Forum to be held at the Waldorf-Astoria Hotel on 
November 16-17 Phe subject for this vear’s two 
dav forum is “Pioneering For A Civilized World. 
Under the general subject ol economic plronecring, 
Mr. Potter will address the Forum on “America .\s 


Is sf hie dul al to appre al 


\ Housing Laboratory.” He 
on the evenine program of Tuesday, November 16 


Plans are under wav tor a coast to broadcast 


Coast 


ol subtantial portions of the afternoon and evening 


lise uSSIONS. 


assembiv olf in 


as has been the case in 


The Radio Forum is an annual 


ternational authorities, and 


previous years, it will probably be broadcast in 
manv languages to all parts of the world. Present 
broadcasting arrangements are tentative Mr. Pot 
ter’s address will be of exceptional interest to all 


Institute [t 


consult local broadcasting schedules for the 


members of the is suggested that thes 
propel 


local station. 


adclre sses in 


Having completed a series ol 
Mr. the annual meet 
\merican Municipal Association in Chi 
October 28, and is booked to make the 
principal address at the annual dinner of the 
National Institute of Estate Brokers to be 

Realtors War ¢ 


ta 
November 18. 


west 


is } 
COAaSLE CILIES, Potter addressed 


ine of the 


cago on 


Real 


held in connection with the onfe 


ence in Cleveland on 


PROPERTY OWNERS PLAN 
TO IMPROVE BALTIMORE 


Owners of downtown property in 


formulating a declaration of 


to make the 


attractive Under the 


Baltimore are 


¢ nde nce in 


easant 


interde 
City’s center more and 
| 


leadership of the Downtown 


} 
i 
? 


orde? 


Committee of Baltimore, and with the cooperation 
of the Mavor’s Committee For Post-War Planning, 
they are 


now structural improve 


a block basis at the 


program ning 


undertaken on end 


work ] +} } { 


Is HeINne Cool linated on 1} DAasis oO} 


lcfinite commitments to replace structures, to re- 


model or replace front elevations, to eliminate ove) 


and 
cal archi- 


| ee? 1 oth viasahielu. xieserrs 
hanging signs and other unsightly projecti 


facilities. I 


mS 
to establish off-street parkin ) 
, ; 


ects have been retained to suggest tvpes of re 
modeling that could result in architectural cohe 
ence and attractiveness for entire blocks and, in fact. 
for the entire area. Demonstration improvements 
that could be undertaken jointly by owners of con 
liguous property are now being designed 

In this wav recognition is given to o basic es 
sentials for good city arrangement—the tual cle 
pendency of the various property owners, and a 


sense of relation and ping in th 


formation of an urban area 





tion of property owners for each block, and thes« 
are coordinated into a special committee which di- 
rects the program for the entire district. Baltimor« 
property owners feel that this program can accom- 
plish not only a tremendous improvement in ap 
pearance, but also the creation of a substantial reset 
voir of private employment for the immediate post 
war years, and the attraction of a greatel volume ol 
purchasing power into the central area. The idea 
is well worth considering by other communities, 
and it could, of course, be extended to every type 
of urban area. 


Lhe Mayor's Committee For Post-War Planning 
has been urging a special issue of Government 
bonds for deferred maintenance. These bonds 
would be tax exempt as to principal, and could be 
used only in the post-war period for various types 
of property maintenance that can not be undertaken 
at present. 


MARGARET KAY STEWART TO JU. L. I. 


Miss Margaret Kay 
Stewart has joined the 
staff of the Urban Land 
Institute as Assistant Di- 
rector. Miss Stewart 
comes to the Institute 
from Denver where for 
the past three years she 
has served as Executive 
Secretary to the Denvei 
Real Estate Exchange. 
Executive Secretary of 
the Colorado  Associa- 
tion of Real Estate 
Boards, and Executive 
Secretary of the Denver Association of Building 
Owners and Managers. She was also President o| 
the Denver Business and Professional Women’s 
Club and of the Council of Women’s Organizations. 

Prior to her work in Denver, Miss Stewart man- 
aged chambers of commerce in Arizona, Nebraska, 
and Missouri; published an Arizona newspaper and 
magazine; and did educational and promotional 
work throughout the western states for the Santa Fe 
Railroad. Equipped with wide experience in civic 
undertakings, she will assist in developing and 
carrying out the general program of the Institute 


Margaret Kay Stewart 


“We are casting off our old buildings like 
old clothing and leaving them to disuse and 
decay. We cannot shrug our shoulders and 


just call it fate. Some even put on blinders 


and call it progress. But however you name 


it, it’s waste and extravagance.” 


Honorable Wilson W. Wyatt, 
Mayor of Louisville. 


& 
CHICAGO REBUILDING ESTIMATE 


Lhe Chicago Plan Commission has prepared 
schedules which indicate that a near west side 
blighted area (South Racine Avenue to South Blue 
Island Avenue: West Polk Street to West Taylor 
Street) could be redeveloped under the type of pro- 
cedure contemplated by the Neighborhood Devel- 
opment bill (8. 1165) with a resultant average 
monthly per dwelling unit rental of $54.25 


Phe area, including a park and school, includes 
35.5 acres. Acquisition cost, estimated at $1.52 per 
square foot, would be $1,269,000, or S1.585) per 
new dwelling unit. The redevelopment plan calls 
lon 156 row house units, 70 garden aparunent units, 

20 walk-up apartment units, and 250 elevatoi apart- 
ment units, with an aver ive of 3.73 rooms pel UunIL. 
Construction costs are estimated at S£150 per dwell 
ing unit. The plan would provide a net popula- 
tion density of 42 families per acre. .\ssuming the 
rental of ground to private redevelopers at 6% on 
$550 valuation of land per dwelling. an amortiza- 
tion period of 40 years, with allowance made for 
vacancy, carrying charges, taxes, and maintenance, 
the estimate indicates a 5.4% return on the equity. 


The same schedules have been applied to a re- 
building program in which there is no provision for 
the use of public credit in land assembly. They 
show that with a 32 year amortization period for 
the mortgage, the same development would necessi- 
tate an average monthly per dwelling rental of 
$60.50. With a 25 year amortization period, rentals 
would have to be maintained to an average ot 
$63.50. 
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